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The  City  of  New  York 


The  Honorable  Leo  Brown, 
Commissioner 


Re:  Economic  Study  and  Report 
Mill  Basin  Waterfront 
Borough  of  Brooklyn 


Department  of  Marine  and  Aviation 
Battery  Maritime  Building 
New  York,  New  York  10004 

Dear  Commissioner: 

This  Report  presents  an  economic  study  with  recommendations 
for  the  development  of  the  Mill  Basin  Waterfront  at  the  Northeast 
Corner  of  Shore  Parkway  and  Flatbush  Avenue  Extension,  Borough  of 
Brooklyn.     The  preparation  of  the  Report  was  authorized  in  your  letter 
of  January  10,  1964  to  the  undersigned  in  accordance  with  the  terms  of 
an  Agreement  for  Services  executed  on  December  23,  1963.  This 
Final  Report  is  in  conformity  with  the  preliminary  submission  ap- 
proved by  letter  dated  October  26,  1964. 

Results  of  field  investigations  and  information  obtained  from  the 
sources  listed  in  the  Report  were  correlated  and  used  in  determining 
the  feasibility  of  the  proposed  improvements. 

The  Report  sets  forth  three  alternate  studies  for  the  development 
of  the  area  which  are  consistent  with  the  environmental,  physical  and 
economical  factors.    These  alternate  studies  are  for; 


1)   Waterfront  Recreation  Use 


2)   Industrial-Commercial  Use  and 


3)  Waterfront  Recreational-Residential  Use. 


The  schemes  presented  show  suggested  physical  improvements 
which  were  the  basis  of  the  economic  comparisons.   They  are  practical 
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schemes  subject,  however,  to  further  refinement  and  modification  when 
final  planning  is  done. 

We  have  come  to  the  conclusion  that  the  Study  Area  should  be  de- 
veloped for  Waterfront  Recreational- Residential  Use,  because; 

1)  It  provides  a  type  of  development  most  compatible  to 
the  Community  and  to  the  best  interests  of  the  City. 

2)  It  provides  an  attractive  financial  return  with  minimum 
risk  to  both  the  City  and  the  developer. 

3)  It  is  most  marketable. 

4)  It  requires  up- zoning  from  C-3  to  C-2  as  the  zoning 
most  likely  to  be  acceptable  by  the  City  Planning 
Commission. 

5)  It  can  be  retained  under  the  jurisdiction  of  the  De- 
partment of  Marine  and  Aviation. 

In  order  to  accomplish  what  is  recommended  by  this  Report,  the 
Department  of  Marine  and  Aviation  should  take  the  necessary  steps  to; 

1)  Establish  a  C-2  Zoning. 

2)  Obtain  proposals  from  qualified  developers  for  im- 
proving the  entire  tract  based  upon  the  controls  set 
forth  herein. 

3)  Establish  policy  as  to  continuation  of  the  present 
leases  to  the  termination  dates  of  their  contracts. 
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The  conclusions  herein  presented  should  not  be  taken  so  narrowly 
as  to  exclude  a  sponsor  who  will  offer  a  substitute  proposal  for  use 
other  than  that  recommended  herein,   provided  he  will  be  required  to 
pay  the  same  ground  rent  as  suggested  herein  and  construct  the  Project 
within  the  criteria  set  forth  in  this  Report. 

The  valuable  cooperation  of  your  representatives  is  gratefully  ack- 
nowledged.    Mr.   Evan  M.   Houseman,   Director  of  Port  Promotion  and 
Rental,   and  his  assistant,   Mr.  Louis  B.   Hewitt,   provided  information 
and  guidance  essential  to  the  completion  of  this  Report. 


Respectfully  submitted, 

JOHN  J.  KASSNER  &  CO.  ,  INC. 
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CHAPTER  1 


INTRODUCTION 

This  economic  study  and  report  covers  the  future  development 
of  one  of  the  few  remaining  large  areas  of  undeveloped  property  in 
the  Borough  of  Brooklyn.    It  lies  in  the  southeast  corner  of  the  Borough, 
north  of  Shore  Parkway  and  east  of  Flatbush  Avenue  in  the  Flatlands 
Section  of  Brooklyn.    It  is  located  immediately  north  of  Floyd  Bennett 
Field,  east  of  Marine  Park  and  south  of  Mill  Basin.    It  is  roughly 
triangular  in  shape,  the  hypotenuse  of  which  fronts  on  the  pierhead 
and  bulkhead  line  of  Mill  Basin.    The  land  was  originally  acquired  by 
the  City  as  waterfront  property  from  the  State  of  New  York. 

Considerable  activity  for  development  of  this  area  has  been  felt 
in  recent  years  because  of  its  exceptionally  fine  location  and  the  scar- 
city of  undeveloped  land.    It  is  because  of  such  activity  and  the  waste 
of  leaving  such  a  large  tract  of  land  undeveloped  when  it  could  be  im- 
proved to  produce  a  return  to  the  City  of  New  York,  that  this  report 
was  deemed  necessary  by  the  Department  of  Marine  and  Aviation. 
A.  SCOPE 

The  scope  of  the  study  includes  the  following  categories: 
1.     An  economic  study  and  report  on  the  development  of  the 
Mill  Basin  Waterfront  at  the  northeast  corner  of  Shore 
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Parkway  and  Flatbush  Avenue  Extension,  Borough  of 
Brooklyn,  City  and  State  of  New  York. 

2.  The  evaluation  of  all  previous  reports,  data  and  proposals 
by  others  for  the  development  of  the  area. 

3.  Examination  of  the  premises  and  its  environs,  determina- 
tion of  physical  conditions  and  investigation  of  present 
factors  affecting  the  possible  use  of  the  area. 

4.  Studies  covering  present  or  alternate  zoning,  potential 
uses,  both  short  and  long  terms,  and  various  combinations 
of  such  uses,  seasonal  factors,  the  facilities  needed  for 
such  uses  and  their  approximate  cost,  and  the  prospect  of 
those  improvements  being  self-supporting. 

5.  A  report  containing  findings,  conclusions  and  recommenda- 
tions for  the  proper  development  of  the  area,  either  as  a 
whole  or  in  part,  keeping  in  mind  the  interests  of  the  City 
as  a  whole,  the  interests  of  the  local  community  and  the 
existing  tenancies. 

B.   EFFECT  OF  PRESENTLY  LEASED  AREAS 

This  Report  presents  studies  covering  the  entire  tract  of  90  acres. 
Approximately  13.  1  acres  at  the  northerly  end  of  the  area  is  under 
lease  for  terms  terminating  up  to  October  31,  1977  if  the  10-year  re- 
newal option  is  exercised  by  the  tenant.    The  several  alternate  studies 
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were  based  on  the  development  of  the  entire  tract.    However,  the 
presently  occupied  areas  have  been  set  off  separately  so  that  this  por- 
tion of  the  overall  development  can  be  deferred  until  after  the  expira- 
tion of  all  the  present  leases. 

Whether  or  not  the  present  lessees  are  to  remain  in  possession 
until  their  contracts  expire  will  depend  on  the  cost  of  acquisition  and 
the  ability  of  the  developer  to  absorb  these  costs  under  his  proposed 
improvement.    Department  policy  will  also  be  a  factor  in  this  deter- 
mination.   If  the  present  lessees  can  qualify  to  sponsor  the  develop- 
ment of  the  entire  tract,  an  element  of  savings  on  such  acquisition 
costs  would  be  introduced  which  could  make  this  improvement  more 
attractive  to  them  than  to  an  outside  entrepreneur.    The  analyses  here- 
inafter presented  are  based  on  present  leases  expiring  at  the  end  of 
their  terms,  as  no  costs  have  been  included  for  acquisition. 
C.   SOURCES  OF  INFORMATION 

Besides  the  various  offices  of  the  Department  of  Marine  and 
Aviation,  the  following  agencies  were  contacted  for  information  for 
this  Report: 

1.  Department  of  City  Planning 

2.  Housing  and  Redevelopment  Board 

3.  Department  of  Commerce  and  Industrial  Development 

4.  Department  of  Real  Estate 
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5.  Department  of  Highways 

6.  Department  of  Traffic 

7.  New  York  City  Transit  Authority 

8.  Department  of  Public  Works 

9.  Borough  President  of  Brooklyn 

10.  New  York  State  Department  of  Commerce 

11.  Regional  Planning  Association 

12.  Brooklyn  Chanber  of  Commerce 

13.  Department  of  the  Army,  U.  S.  Corps  of  Engineers 

14.  U.  S.  Coast  Guard 

15.  Department  of  Parks 

16.  Department  of  Water  Supply,  Gas  and  Electricity 

17.  Consolidated  Edison  Co. 

18.  Brooklyn  Union  Gas  Co. 

19.  Port  of  New  York  Authority 

Their  generous  cooperation  is  gratefully  acknowledged. 
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CHAPTER  2 


EXISTING  CONDITIONS 

A.  LOCATION  AND  ENVIRONMENT 

The  location  of  the  Study  Area  with  respect  to  the  surrounding 
areas  and  facilities  is  shown  on  the  Vicinity  Map,  Plate  1.    This  map 
indicates  the  large  number  of  community  facilities  already  available 
in  the  immediate  area,  including  schools,  houses  of  worship,  libraries, 
public  recreational  areas  and  transportation  facilities. 

B.  PHYSICAL  CONDITIONS  -  STUDY  AREA 
1.    Description  of  Land: 

Details  of  the  Study  Area  including  approximate  elevations 
and  existing  construction  are  shown  on  the  Vicinity  Map,  Plate  4. 

The  Study  Area  comprises  approximately  90  acres  of  both 
land  under  water  and  upland.    A  portion  of  the  Study  Area,  approxi- 
mately 13.  1  acres,  is  presently  occupied  under  leases  or  annual  per- 
mits from  the  Department  of  Marine  and  Aviation  and  extends  about 
1,  200  feet  along  Flatbush  Avenue.    It  has  been  filled  to  meet  the  grade 
of  Flatbush  Avenue.    The  legal  grade  of  Flatbush  Avenue  at  this  loca- 
tion varies  from  Elevation  9.00  to  Elevation  12.89  on  the  Brooklyn 
Highway  Datum.    This  datum  is  approximately  Local  Mean  High  Water 
and  is  4.  94  feet  above  Local  Mean  Low  Water  and  2.  56  feet  above  Mean 
Sea  Level  at  Sandy  Hook.    The  remainder  of  the  site  is  unoccupied  and 
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undeveloped  and  consists  of  a  tidal  marsh  and  land  under  water.  The 
upland  portion  of  the  undeveloped  area  is  at  approximately  Elevation 
2.  5  on  the  Brooklyn  Highway  Datum,  or  only  5  feet  above  Mean  Sea 
Level. 

2.     Description  of  Improvements: 

The  major  tenant  of  the  Study  Area  is  Floyd  Bennett  Stores 
owned  and  operated  by  the  Summit -Brooklyn  Corporation.    This  is  a 
discount  or  junior  department  store  operation  in  a  1 -story  concrete 
block  building  with  brick  facing  and  metal  roof,  measuring  approxi- 
mately 80  feet  x  500  feet.    Several  truck  trailer  bodies  are  perma- 
nently parked  alongside  the  building  and  are  used  for  storage. 

Part  of  the  Summit -Brooklyn  Corporation  leasehold  is  a 
3 -bay  gasoline  service  station  and  a  250-boat  marina  which  is  operated 
by  Meteor  Sportsmen  Center,  Inc.  on  a  sublease.    Facilities  include 
a  marine  gasoline  and  service  station,  a  7-ton  boat  travel  lift,  parking 
and  limited  boat  repair,  storage  and  supply  areas.    The  marina  con- 
sists of  timber  and  steel  barrel  floats  anchored  to  timber  guide  piles. 

Between  the  Summit-Brooklyn  Corp.  leasehold  and  the 
northerly  edge  of  the  Study  Area  are  several  small  concrete  block  and 
metal  buildings,  which  function  as  sales  and  service  areas  for  small 
boats. 


Immediately  adjacent  to  and  on  the  south  side  of  the  Summit- 
Brooklyn  Corp.  leasehold  is  the  Flatbush  Avenue  Golf  Range  operating 
under  a  lease  from  the  Department  of  Marine  and  Aviation.  Facilities 
are  provided  in  two  small  frame  buildings  for  the  18-hole  miniature 
golf  course  and  the  65  driving  points  comprising  this  operation. 

The  general  appearance  of  the  various  facilities  and  im- 
provements within  the  Study  Area  is  not  consistent  with  the  well- 
maintained  park  and  police  facilities  on  the  westerly  side  of  Flatbush 
Avenue  nor  with  the  new  high-priced  home  construction  on  the  easterly 
side  of  Mill  Basin. 

C.   PHYSICAL  CONDITIONS  -  ENVIRONS 

The  details  of  existing  construction  in  the  areas  surrounding  the 
Study  Area  are  shown  on  the  Vicinity  Detail  Map,  Plate  4  as  well  as  on 
the  Vicinity  Map,  Plate  1. 

Starting  at  the  northerly  end  of  the  Study  Area  and  extending  in 
a  strip  100  feet  wide  approximately  3,  100  feet  along  Flatbush  Avenue 
towards  Avenue  U  is  additional  property  owned  by  the  City  of  New  York 
and  under  the  jurisdiction  of  the  Department  of  Marine  and  Aviation. 
This  property  is  also  operated  under  lease  or  permit  by  various  tenants. 
The  existing  construction  ranges  from  abandoned  coal  hopper  silos  to 
1 -story  concrete  block  and  frame  structures. 


The  remaining  property  on  the  north  side  of  Mill  Basin  along 
Avenue  U  covers  a  complete  range  of  industrial  use  from  oil  storage 
facilities  to  plastic  manufacturing  installations,  as  well  as  commercial 
marine  facilities. 

Directly  opposite  the  Study  Area  on  the  west  side  of  Flatbush 
Avenue  is  the  main  entrance  to  Brooklyn  Marine  Park  being  developed 
under  the  jurisdiction  of  the  Department  of  Parks.    At  the  present  time 
this  consists  of  two  completed  9-hole  golf  courses  with  golf  house, 
parking  fields  and  related  golf  maintenance  buildings  and  shops. 

Included  on  the  park  side  next  to  the  golf  course  is  a  police  sta- 
tion and  park  maintenance  building.    West  of  the  golf  course  an  exten- 
sive park  development  is  planned  to  include  bicycle  and  hiking  trails 
and  picnic  areas,  together  with  baseball  diamonds,  playgrounds  and 
parking  facilities.    South  of  Shore  Parkway  and  west  of  Flatbush  Avenue 
Extension  a  large  public  marina  and  mooring  area  for  over  500  boats 
is  planned,  as  well  as  additional  picnic  areas  and  other  facilities. 

Beach  and  bathing  facilities  in  the  immediate  area  will  be  pro- 
vided at  the  proposed  Barren  Island  and  Plum  Beaches.    In  addition, 
there  are  the  existing  recreational  facilities  on  the  Rockaway  Peninsula 
to  the  south  across  Jamaica  Bay  Inlet. 
D.   PRESENT  LEASES 

The  owners,  lessees  and  permittees  occupying  both  the  Study 
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Area  and  the  immediate  adjacent  properties  are  shown  on  Property 


Map,  Plate  3. 

1.     Study  Area: 

Approximately  13.  1  acres  of  the  total  90  acres  of  the  Study 
Area  are  presently  occupied.  The  following  is  a  brief  description  of 
the  present  leases  and  permits: 


Tax 
Parcel 
No. 

1886 


Description 

Flatbush  Ave.  Mill 
Basin  48  lin.  ft. 
bulkhead,  upland 
10,  402  sq.  ft. 
Snack  Bar 


Tenant 

Brothers  Sea 
Food  Restaurant 


Terms  of 
Lease  or  Permit 

(New  lease  terms 
not  available) 


1866       South  of  Ave.  U  along 
Flatbush  Ave.  upland 
&  land-under-water 
14,  702  sq.  ft.  store 
and  rent  rowboats 
and  maintenance  of 
structure  -  12'  x  20' 
for  use  as  locker  and 
storage  room 

1877     South  of  Ave.  U  along 
Flatbush  Ave.  upland 
5568  sq.  ft.  ,  land- 
under-water  7632  sq. 
ft.  Renting  and  stor- 
age of  rowboats  and 
maintenance  of  struc- 
ture -  12'  x  12'  for  use 
as  locker  and  storage 
room 


Morris  &  Albert 
Silverstein 


Morris  &  Albert 
Silverstein 


$704.  40  per  annum 
plus  taxes  on  improve- 
ments 

Term:  By  Annual 
Permit  from  July  1 
to  June  30 


$656.  88  per  annum 
plus  taxes 
Term:  By  Annual 
Permit  from  July  1 
to  June  30 
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Tax 
Parcel 
No. 

1878 


1879 


1879 


Description 

Flatbush  Ave.  Mill 
Basin  land-under- 
water 19,  3  95  sq.  ft. 
space  90'  x  130'  sale 
of  outboard  motors  - 
auto  trailers,  etc. 
catwalk  &  floats  for 
tying  up  and  mooring 
boats,  building  and 
annex  for  storage 

Approximately 
105,  880  sq.  ft.  of 
upland  near  Ave.  U 
and  Flatbush  Ave. , 
Brooklyn  for  main- 
tenance and  opera- 
tion of  a  Discount 
Mart  or  Junior 
Dept.  Store 


Approximately 
15,  340  sq.  ft.  of 
upland  and  17,  405 
sq.  ft.  of  land- 
under-water,  filled 
in  and  2  15,  675  sq. 
ft.  of  land-under- 
water outshore  and 
adjacent  thereto  - 
near  Ave.  U  and 
Flatbush  Ave.  , 
Brooklyn  for  3 -unit 
service  station  and 
marina,  Total  areas 
248,  465  square  feet. 


Tenant 

Marine  Park 
Boats,  Inc. 


Floyd  Bennett 
Market,  Inc. 
(changed  to) 
Summit- 
Brooklyn  Corp, 


Floyd  Bennett 
Market,  Inc. 
(changed  to) 
Summit- 
Brooklyn  Corp. 


Terms  of 
Lease  or  Permit 

$  1,  498  per  annum 
plus  real  estate 
taxes  on  improve- 
ments only 
Term:  By  Annual 
Permit  from  July  1 
to  June  30 


By  Permit  9/1/56  to 
10/31/57  -  By  Lease 
11/1/57  to  10/31/67 
with  10-year  renewal 
option.    Rent:  $12,  800 
per  annum  with  taxes 
effective  5/2/60  -  one 
10-year  renewal  at 
$14,  080  per  annum 
Lease  amendment  ef- 
fective 5/2/60 
Certificate  on  file  - 
formerly  Floyd  Bennett 
Farmers  Market  Corp. 

By  Permit  12/1/56  to 
10/31/57  -  By  Lease 
11/1/57  to  10/31/67 
Rent:  $7,  037.  80  per 
annum  for  1  year  com- 
mencing 2 /28/58,  there- 
after rent  shall  be  1  l/2<£ 
per  gal.  of  gasoline  sold; 
35^  per  gal.  of  canned 
oil  plus  10%  of  gross  re- 
ceipts for  repairs,  etc. 
or  $14,  600  per  annum, 
whichever  is  greater 
(payable  quarterly)  with 
one  10-year  renewal  op- 
tion® $16,000  per  annum 
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Tax 
Parcel 
No. 

1855 


Description 

486,  550  sq.  ft.  of 
upland  northerly  of 
Flatbush  Ave.  and 
Shore  Parkway, 
Mill  Basin,  Brooklyn 
for  Golf  Driving 
Range 


Tenant 


Terms  of 
Lease  or  Permit 


Flatbush  Avenue     By  Permit  8/1/53  to 
Golf  Range,  Inc.      7/31 /58  at  $5,  700 
per  annum 
By  Lease  8/1/58  to 
7/31/63  at  $6, 270 
per  annum 
By  Lease  8/1/63  to 
7/31/64  at  $6, 270 
per  annum 


The  balance  of  the  study  site  is  presently  unoccupied. 
2.     City-Owned  Property  Adjacent  to  Study  Area: 

The  100-foot  wide  City-owned  strip  on  the  east  side  of 
Flatbush  Avenue  extending  3,  100  feet  from  the  north  edge  of  the  Study 
Area  towards  Avenue  U  is  occupied  by  the  following  lessees  and  per- 
mittees: 

Tax 

Parcel  No.  Tenant 


1968  Miltshell  Realty  Corp. 

Vacant  Docking  Permit  for  S.  R.  Wiseheath  ~ 
Fishing  Boat  "Sportsman" 

D  Flatbush  Fish  Packing  Co. 

C  Seafarers  International  Union 

1917  Gotham  Building  Supply  Corp. 

1638  Ryan  Concrete-Mix  Co. 

B  Peppes  Fish  Packing  Co. 
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Tax 

Parcel  No.  Tenant 
613  Vacant 

A  Meteor  Sportsmen  -  Boats 

1944  Rosa  -  Shell  Fish  Distributor 


E.  ASSESSED  VALUATIONS 

The  assessed  valuations  for  the  individual  properties  are  shown 
on  the  Property  Map,  Plate  3  and  have  been  compiled  from  the  Brooklyn 
Tax  Assessor's  Office.  The  Study  Area  of  approximately  90  acres  is 
listed  as  Block  No.  8591,  Lot  No.  100.  The  land  is  shown  to  have  an 
assessed  valuation  of  $2,  345,  000  equivalent  to  $0.  60  per  square  foot. 
The  improvements  used  by  the  present  occupants  are  assessed  as 


follows: 
Tax 

Parcel  Assessed  Valuation 

No.  Item  (April  1964) 


1886        Brothers  Sea  Food  Restaurant 

(formerly  Litehouse  Realty)  -  1-story 

metal  building    $       15,  500 

1866         M.  and  A.  Silverstein  -  1-story 

concrete  block  building    10,  000 

1877  M.  and  A.  Silverstein  -  two  1-story 

frame  buildings   2,  000 

1878  Marine  Park  Boats  -  1-story  concrete 

block  and  metal  annex    6,  600 

1879  Summit-Brooklyn  Corp.  -  1 -story  brick 

front  concrete  block  building    3  85,  000 
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Tax 
Parcel 
No. 


Item 


Assessed  Valuation 


(April  1964) 


1855 


Flatbush  Avenue  Golf  Range,  Inc.  - 
two  1-story  frame  buildings  


i 


9,  000 


Total  Valuation  of  Improvements 


$     428,  100 


Total  Valuation  of  Study  Area 
(90  acres  of  upland  and  land 
under  water)  


$2, 345, 000 


Combined  Total  Valuation 
(Including  Improvements) 


$2,  773, 100 


F.    ZONING  REGULATIONS 

The  zoning  for  the  Study  Area  and  its  environs  is  shown  on  the 
Zoning  Map,  Plate  2. 


The  Study  Area  is  presently  zoned  as  C-3,  Waterfront  Rec- 
reation District.    The  majority  of  the  present  occupants  do  not  conform 
to  the  permitted  uses  for  this  district,  with  the  exception  of  the  marina 
and  its  related  services  and  facilities. 


The  following  Use  Groups  are  permitted  in  a  C-3  zoning: 
Use  Group  1: 

Single-family  detached  residential  development. 
Use  Group  2: 

All  other  types  of  residential  development  designed  for 
permanent  occupancy. 


1.      Study  Area: 


Use  Group  3: 

Community  facilities  such  as  schools,  libraries,  or 
museums,  which  serve  educational  or  other  essential 
neighborhood  needs  or  can  function  best  in  a  residential 
environment,  and  are  not  objectionable  in  residential  areas 
Use  Group  4: 

Other  community  facilities,  such  as  churches,  community 
centers,  or  hospitals,  which  provide  recreational,  health, 
or  other  essential  services  for  residential  areas  or  can 
function  best  in  a  residential  environment,  and  are  not 
objectionable  in  residential  areas. 
Use  Group  14: 

Facilities  for  boating  and  related  activities  which  are 
suitable  in  waterfront  recreation  areas. 
2.     Adjacent  Areas: 

The  zoning  of  all  surrounding  areas  is  shown  on  the  Zoning 
Map,  Plate  2.    In  general,  most  present  occupants  of  these  areas  con 
form  to  the  zoning,  except  for  the  previously  mentioned  City-owned 
100-foot  wide  strip  along  Flatbush  Avenue,  which  is  also  zoned  C-3, 
G.  ACCESS 

The  Study  Area  is  convenient  to  all  forms  of  transportation  as 
shown  on  the  Vicinity  Map,  Plate  No.  1. 


1.  Land: 

Passenger  automobile  traffic  from  both  the  east  and  west 
has  quick  and  convenient  access  to  the  area  by  means  of  the  Shore 
Parkway  with  its  connections  to  the  entire  City  and  State  network. 
Local  traffic  and  truck  traffic  has  access  from  F latbush  Avenue,  which 
is  a  main  artery  through  the  heart  of  Brooklyn.    In  addition,  Figure 
No.  2,  Regional  Travel  Time  -  1965,  illustrates  the  accessibility  of 
the  Study  Area  to  the  entire  eastern  seaboard  of  the  United  States. 

Public  mass  transportation  is  available  by  means  of  bus 
lines  on  Flatbush  Avenue  and  Avenue  U  connecting  to  the  IRT  -  Nostrand 
Avenue  Subway  at  its  terminus  at  the  Flatbush  Avenue  Station  and  to 
the  BMT  -  Brighton  Subway  Line  at  its  Avenue  "U"  Station. 

2.  Water: 

Access  to  the  area  by  water  is  limited  to  35-foot  vertical 
clearance  above  Mean  Low  Water,  and  135-foot  horizontal  clearance 
at  the  Shore  Parkway  Bridge  over  Mill  Basin.    The  depth  of  water  in 
the  channel  under  the  bridge  is  approximately  30  feet  at  Mean  Low 
Water,  and  in  the  channel  adjacent  to  the  property  the  minimum  depth 
is  18  feet  at  Mean  Low  Water,  thus  permitting  their  use  by  all  pleasure 
craft  as  well  as  commercial  barge  and  other  marine  traffic.  The 
Corps  of  Engineers  is  presently  preparing  studies  for  a  deep  water 
channel  system  in  Jamaica  Bay,  with  a  turning  basin  opposite  the 
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entrance  to  Mill  Basin.    This  suggests  the  possibility  of  heavier  barge 
traffic  utilizing  the  area  for  commercial  uses. 
3.  Air: 

The  Study  Area  is  less  than  12  minutes  driving  time  from 
the  JohnF.  Kennedy  International  Airport,  a  distance  of  approximately 
8  miles.    The  U.  S.  Naval  Air  Station,  Floyd  Bennett  Field,  which  lies 
to  the  south  of  the  Shore  Parkway  and  the  Study  Area,  is  used  primarily 
by  the  Naval  Reserve  and  National  Guard  Units  over  weekends  and  is 
generally  inactive  at  other  times.    The  Plates  show  the  location  of  the 
flight  zone  from  Floyd  Bennett  Field. 
H.   SUB -SURFACE  DATA 

Existing  borings  and  soils  data  taken  for  the  construction  of  the 
Shore  Parkway  Bridge  over  Mill  Basin  ad  jacent  to  the  Study  Area,  shows 
approximately  5  feet  of  mud,  or  mud  and  sand,  overlying  medium  grey 
sand  which  has  a  depth  of  40  to  60  feet.    Below  this,  fine  brown  sand 
extends  to  depths  of  40  feet  or  more. 
I.  UTILITIES 

Existing  utilities  are  shown  on  the  Utility  Map,  Plate  No.  5,  and 
consist  of  the  following  systems: 
1.  Drainage: 

There  are  no  underground  drainage  structures  within  the 
Study  Area.    The  area  is  drained  by  over-lot  drainage  and  lateral 


ditches  emptying  into  Mill  Basin  and  the  tidal  marsh  area. 

2.  Sewerage: 

Sanitary  sewers  in  the  area  consist  of  existing  12-inch  lat- 
erals  on  both  sides  of  Flatbush  Avenue  terminating  near  the  Floyd 
Bennett  Stores.    This  sewer  continues  north  to  Avenue  U,  where  it 
connects  to  a  36-inch  interceptor  sewer. 

3.  Water: 

New  York  City  water  is  available  at  the  Study  Area  by  means 
of  10-inch  diameter  distribution  mains  located  on  both  sides  of  Flatbush 
Avenue.    The  water  pressure  averages  about  70  pounds  per  square  inch. 

4.  Electricity: 

Electrical  power  service  is  available  from  the  Consolidated 
Edison  Co. 

5.  Gas: 

The  Brooklyn  Union  Gas  Company  serves  the  area  with  a 
6-inch  low  pressure  main  which  meets  present  minimum  requirements. 
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CHAPTER  3 
ALTERNATE  STUDIES  FOR  DEVELOPMENT 

A.   TYPE  OF  DEVELOPMENT 

1.  Alternate  Studies: 

In  order  to  arrive  at  a  determination  of  the  most  feasible 
development  of  the  Study  Area  which  would  be  compatible  with  the  neigh- 
borhood and  the  City's  best  interests,  a  number  of  uses  were  considered 
and  the  following  three  studies  were  made  in  depth: 

a.  Waterfront  Recreational  Use 

b.  Industrial-Commercial  Use 

c.  Waterfront  Recreational-Residential  Use 

The  Plates  showing  details  of  each  of  the  proposed  uses  and 
cost  estimates  have  been  prepared  to  suggest  developments  which  are 
both  practical  and  reasonable.    The  site  development  costs  and  the 
costs  of  structures  are  derived  from  these  preliminary  designs.  For 
each  of  these  studies,  an  analysis  of  the  potential  financial  return  was 
made  using  appropriate  values  for  income,  expense,  financing,  depre- 
ciation, taxes  on  improvements  and  ground  rent.    Under  these  pro- 
cedures, the  highest  financial  return  for  each  of  the  studies  represents 
the  most  desirable  development. 

2.  Previous  Proposals: 

An  analysis  of  the  following  proposals  and  reports  made  to 
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the  Department  of  Marine  and  Aviation  prior  to  this  Report  indicated 
that  such  proposals  were  either  economically  unsound  or  their  con- 
cepts were  not  broad  enough  to  provide  a  development  which  would  be 
in  the  best  interests  of  the  City. 

a.  A  report  by  Horwath  &  Horwath,  August  1962,  entitled 
"Proposed  Boatel  and  Restaurant,  Floyd  Bennett  Park  -  Marina". 

The  need  for  a  72 -unit  boatel  and  restaurant  indicated  in 
this  report  is  not  confirmed  by  the  data  presented. 

b.  Report  on  Floyd  Bennett  Park  -  Marina,  March  1962, 
by  George  E.  Maxwell  Associates. 

It  appears  that  the  return  of  cash  flow  to  investment  is 
too  low  considering  the  highly  speculative  nature  of  this  type  of  venture 
with  its  many  facets  depending  on  weather,  consumer  acceptance  and 
general  economic  conditions. 

c.  Report  on  Policy  Determination  as  to  the  Utilization  and 
Future  Development  of  the  Mill  Basin  Area,  Brooklyn,  New  York,  dated 
December  28,  1962,  by  the  Department  of  Marine  and  Aviation  Executive 
Committee. 

This  compilation  presents  the  results  of  investigations 
into  the  feasibility  of  proposals  made  by  many  individuals  for  the  de- 
velopment of  this  area.    Because  of  the  many  divergent  proposals  of- 
fered, a  comprehensive  study  of  the  entire  area  was  deemed  necessary 


and  the  Report  herein  submitted  was  authorized  for  this  purpose. 

3.  Highway  Access: 

One  of  the  principal  factors  affecting  the  development  of  this 
area  is  the  type  of  access  which  can  be  provided  from  Flatbush  Avenue 
for  vehicles  entering  the  development.    This  situation  is  aggravated  by 
the  fact  that  the  Study  Area  narrows  as  it  approaches  Flatbush  Avenue 
and  is  flanked  on  the  south  side  by  an  Off  -  North  ramp  from  Shore 
Parkway. 

The  Department  of  Traffic  of  the  City  of  New  York  is  pres- 
ently contemplating  a  study  to  provide  a  jug  handle  in  the  vicinity  of 
the  Police  Building  on  the  westerly  side  of  Flatbush  Avenue  opposite 
the  Study  Area.    Until  such  time  as  the  facilities  owned  by  the  present 
lessees  are  integrated  into  a  general  plan,  vehicular  traffic  under  each 
of  the  proposed  development  studies  will  be  required  to  turn  left  into 
the  development  at  a  traffic  light,  an  adequate,  but  not  the  most  de- 
sirable solution.    When  a  full  development  plan  is  put  into  effect,  at 
the  termination  of  the  present  leases,  the  proposed  jug  handle  will  then 
be  accomplished  so  that  vehicular  traffic  can  move  in  a  satisfactory 
manner  with  no  left  turn  permitted  off  Flatbush  Avenue,  as  shown  on 
the  attached  Plates. 

4.  Utilities: 

Existing  utilities  will  be  extended  to  the  Study  Area  as 
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dictated  by  the  requirements  of  each  development  study. 

Storm  drainage  systems  will  be  constructed  to  gather  sur- 
face runoff  and  discharge  it  through  the  bulkhead.  Pipe  systems  will 
consist  of  reinforced  concrete  pipe  on  cradles  and  piles  as  required. 

Sanitary  sewerage  will  be  collected  by  means  of  an  inde- 
pendent system  within  the  Study  Area,  and  will  be  pumped  into  the  City 
system  in  Flatbush  Avenue. 

The  existing  water,  gas  and  electricity  distribution  systems 
in  Flatbush  Avenue  are  adequate.    These  will  be  extended  and  improved 
as  necessary  to  meet  the  demands  of  the  various  development  studies. 
In  all  cases  the  owning  utility  companies  have  indicated  readiness  to 
improve  and  expand  their  facilities  as  required. 

A  street  lighting  system  will  be  installed  to  adequately  serve 
the  needs  of  the  development. 

5.     Land  Improvements: 

The  existing  property  is  generally  below  grade,  and  it  will 
be  necessary  to  construct  a  bulkhead  and  land  fill  for  each  proposed 
development  study  in  order  to  utilize  the  full  90  acres  of  property,  in- 
cluding land  under  water. 

The  bulkhead  will  be  designed  to  provide  a  water  depth  of 
approximately  18  feet  below  Mean  Low  Water  at  the  Pierhead  and  Bulk- 
head Line  in  order  to  maintain  the  existing  minimum  channel  depth. 


The  land  fill  will  be  brought  to  a  minimum  of  Elevation  +6.  0  on  the 
Brooklyn  Highway  Datum  to  protect  against  the  extreme  high  water 
condition  which  is  approximately  3  feet  above  Mean  High  Water.  The 
proposed  bulkhead  design  is  shown  on  Figure  3  -  Typical  Bulkhead 
Construction. 

The  proposed  street  and  parking  pavements  are  shown  on 
Figure  4  -  Typical  Street  Sections.  This  construction  will  meet  the 
requirements  of  anticipated  traffic  and  soil  conditions. 

Landscaping  has  been  considered  for  all  development  studies 
to  enhance  their  desirability. 

6.     Building  Construction: 

The  three  development  studies  encompass  many  different 
types  of  building  construction.    Each  building  type  will  have  its  own 
requirements  as  to  foundations.    Inasmuch  as  this  investigation  is  of 
a  preliminary  nature,  for  comparative  purposes  all  contemplated 
structures  were  considered  to  be  supported  on  pile  foundations.  In 
final  design,  some  of  the  smaller  structures  may  be  supported  on  soil 
bearing  foundations. 

In  general,  the  structures  have  been  considered  to  be  of 
masonry  bearing  wall  construction  with  either  steel  or  wood  supporting 
members  as  required.    In  all  cases,  building  construction  must  con- 
form to  the  Administrative  Building  Code  of  the  City  of  New  York,  and 
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will  be  of  pleasing  and  consistent  architecture  throughout.    Heights  of 
new  construction  will  be  as  required  to  clear  the  Floyd  Bennett  flight 
zone. 

7.  Recreational  Facilities: 

Recreational  facilities  have  been  provided  under  all  of  the 
proposed  development  studies.    Details  of  construction  will  generally 
conform  to  those  being  used  by  the  Department  of  Parks  for  similar 
installations. 

8.  Leased  Areas: 

All  development  studies  have  been  based  upon  the  possibility 
of  retaining  the  present  use  of  the  occupied  portion  of  the  site  under 
existing  long  term  lease  until  the  end  of  the  lease.    The  development 
of  the  portion  of  the  site  outside  of  the  presently  occupied  area  has  been 
designed  as  a  separate  entity  so  that  it  can  be  accomplished  as  a  first 
stage.    However,  the  total  development  study  is  predicated  upon  the 
use  of  the  entire  90=acre  Study  Area. 
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MILL  BASIN  WATERFRONT  DEVELOPMENT 

FIGURE 
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NOV.  1964 

TYPICAL  STREET  SECTIONS 

JOHN  J.  KASSNER  &  CO  ,  INC. 
250  Broadway"  New  York,  N    Y.  10007 

B.   STUDY  FOR  WATERFRONT  RECREATIONAL  USE 

1.  Improvements: 

Plate  6  depicts  a  possible  scheme  to  develop  the  Study  Area 
for  Waterfront  Recreational  use  under  the  existing  C-3  Zoning  regu- 
lations. 

A  marina  approximately  2,  000  feet  long  and  380  feet  wide 
will  be  constructed  to  accommodate  over  600  boats  verying  in  length 
up  to  a  maximum  of  60  feet. 

Marina  supporting  facilities  will  include  administration  build- 
ing, marine  sales  and  service,  hoists,  storage  and  fueling  facilities 
as  well  as  lockers,  retail  facilities,  parking  fields  and  roads. 

As  an  adjunct  to  the  basic  marina  recreational  facility,  a 
cabana  club  with  swimming  pools,  playgrounds  and  tennis  courts  is 
proposed.    In  addition,  such  retail  and  service  areas  as  are  consistent 
with  the  proposed  development  will  be  included. 

The  presently  occupied  area  is  shown  to  be  developed  sepa- 
rately as  an  auxiliary  marine  facility  with  additional  service  facilities, 
while  still  conforming  to  the  overall  study  concept. 

2.  Development  Costs: 

The  following  tables  show  the  estimated  costs  based  upon 
1964  construction  prices  together  with  the  unit  dollar  values  of  the  site 
improvement  and  the  proposed  facilities  thereon.    Based  on  these 
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costs,  an  estimated  financial  return  and  a  land  residual  value  have 
been  established. 

These  costs  are  summarized  as  follows: 

a.  The  estimated  total  construction 
cost  of  site  improvement  as  shown 

in  Table  1  is   $3,  505,  000 

b.  The  estimated  total  construction 
cost  of  structures  as  shown  in 

Table  2  is    $2,  580,  000 

c.  The  land  residual  value  as  shown 

in  Table  3  is  estimated  to  be   $1.  05  per  sq.  ft. 

d.  The  financial  return  as  shown  in 

Table  4  is  estimated  to  be   1.5% 
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Table  1 


WATERFRONT  RECREATIONAL  USE 
ESTIMATED  CONSTRUCTION  COST  OF  SITE  IMPROVEMENT 


ITEM  CONSTRUCTION  COST 

Demolition    $  10,000 

Bulkheading   1,  300,000 

Grading  and  Landfill   360,  000 

Drainage  System   80,  000 

Sewerage  System  (including  Pumping  Station)   70,  000 

Street  Lighting  and  Electrical  Distribution   50,  000 

Landscaping   150,000 

Water  Supply   75,000 

Gas   75,  000 

Streets  and  Sidewalks   600,000 

Parking  Areas   280,  000 

Sub-total  =  $3,050,000 

Engineering,  Surveys  and  Contingencies   455,  000 

Total  Estimated  Construction  Cost 

of  Site  Improvement                                            =  $3,  505,  000 
Estimated  Unit  Construction  Cost 

of  Site  Improvement  (based  on  90  Acres)           =  $0.  90  per  sq.  ft. 
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Table  2 

WATERFRONT  RECREATIONAL  USE 
ESTIMATED  CONSTRUCTION  COST  OF  STRUCTURES 


ITEM  CONSTRUCTION  COST 

Marina  -  600  boats   $  800,000 

Administration  Building  and  Restaurant  (Marina)  . .  150,  000 

Administration  Building  «  Recreation  Area  .......  70,  000 

Boat  Sales   100,  000 

Facilities  &  Equipment  for  Launching,  Servicing, 

Repairing  and  Storing  Boats   500,  000 

Fueling  Facilities   150,000 

Cabanas  -  300  units   150,  000 

Swimming  Pools   135,000 

Snack  Bar    70, 000 

Miscellaneous  Recreational  Facilities   25,000 

Tennis  Courts    10,000 

Retail  and  Service  Stores  80,  000 

Sub-total  =  $2,  240,000 

Architectural,  Engineering  and  Contingencies   340,  000 

Total  Estimated  Construction  Cost 

of  Structures                                                        =  $2,  580, 000 
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Table  3 

WATERFRONT  RECREATIONAL  USE 
ESTIMATED  LAND  RESIDUAL  VALUE 

Construction  Cost  of  Site  Improvement   $3,  505,  000 

Construction  Cost  of  Structures   $2,  580,  000 

Total  Construction  Cost  =      $6,  085,  000 

Net  Operating  Income  from  Facilities 

Marina  and  Related  Facilities   $575,  000 

Cabanas,  Club,  Pool  and 

Facilities   $171,  000 

Total    =  $746,000 

Operating  Expenses 

Real  Estate  Tax  on  Structures 

(4.  41  x  .  69  x  $2,  580,000)   $  79,000 

Depreciation  (2%)    $  52,000 

Total    =  $131,000 

Balance  Before  Return  on  Structures   $  615,000 

Fair  Return  on  Structures  @  6%   $  155,000 

Balance  Imputable  to  Land  =  $  .  460, 000 

Land  Capitalization 

Return  on  Land  @  6%  =  Improved  Land  Value. . .  $7,  650,  000 

Land  Residual  Value 

Improved  Land  Value  =  $7,  650,  000  =  $85,  000  per  Acre  or  $1.  95  per  sq.  ft. 
Area  90  Acres 

Less  Cost  of  Site  Improvement  (From  Table  1)   $0.  90  per  sq.  ft. 

Estimated  Land  Residual  Value  =  $1.  05  per  sq.  ft. 
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Table  4 


WATERFRONT  RECREATIONAL  USE 
ESTIMATED  FINANCIAL  RETURN 


Construction  Cost  of  Site  Improvement   $3,  505,000 

Construction  Cost  of  Structures   $2,  580,  000 

Total  Construction  Cost  =  $6,  085,000 

Proposed  First  Mortgage  (50%)    $3,  043,  000 

Cash  Equity  Required  =  $3,  042,000 

Total  Net  Operating  Income  from  Facilities   $  746,000 

Operating  Expenses 


Real  Estate  Taxes  on  Improvements  .  .  $  79,  000 
Rental  of  Land  ($0.  10/  sq.  ft.)  $392,  000 


$  471,000 

Net  Income  (before  interest,  amortization, 

depreciation  and  income  taxes)   $  275,000 

Interest  and  Amortization 

$3,  043,  000  @  7-1/2%  constant  (25  years)   $     228,  500 

Cash  Flow  (return  on  equity  before  depreciation 

and  income  taxes)   $      46,  500 

Estimated  Financial  Return  =  1.  5% 


C.   STUDY  FOR  INDUSTRIAL-COMMERCIAL  USE 

1.  Improvements: 

Plate  7  depicts  a  possible  scheme  to  develop  the  Study  Area 
for  Industrial-Commercial  use  under  M-l  Zoning  regulations.  This 
development  study  will  require  rezoning  of  the  Study  Area. 

Under  the  proposed  land  use,  65  percent,  or  about  59  acres 
of  the  gross  project  area,  will  be  assigned  for  industrial  sites  such  as 
light  industrial  plants,  warehouses  and  research  design  and  testing  fa- 
cilities.   These  uses  will  easily  comply  with  zoning  and  construction 
control  for  an  industrial  park. 

In  addition  to  the  industrial  buildings,  this  development  study 
will  include  more  than  2,  500  feet  of  dock  space  on  the  Pierhead  and 
Bulkhead  Line,  with  a  minimum  water  depth  of  18  feet  below  Mean  Low 
Water.    A  street  pattern  has  been  established  for  proper  traffic  circu- 
lation both  to  the  industrial  sites  and  to  the  dock  area. 

Recreational  and  service  facilities  will  be  provided  for  the 
benefit  of  the  employees  of  the  various  industrial  tenants. 

The  presently  occupied  area  is  shown  to  be  developed  sepa- 
rately as  a  150-boat  commercial  marina  with  its  supporting  facilities, 
while  still  conforming  to  the  overall  study  concept. 

2.  Development  Costs: 

The  following  tables  show  the  estimated  costs  based  upon 
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1964  construction  prices  together  with  the  unit  dollar  values  of  the 
site  improvement  and  the  proposed  facilities  thereon.    Based  on  these 
costs,  an  estimated  financial  return  and  a  land  residual  value  have 
been  established. 

These  costs  are  summarized  as  follows: 

a.  The  estimated  total  construction 
cost  of  site  improvement  as  shown 

in  Table  5  is   $3,810,000 

b.  The  estimated  total  construction 
cost  of  structures  as  shown  in 

Table  6  is    $30,000,000 

c.  The  land  residual  value  as  shown 

in  Table  6  is  estimated  to  be   $0.  98  per  sq.  ft. 

d.  The  financial  return  as  shown  in 

Table  7  is  estimated  to  be   6.9% 
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Table  5 

INDUSTRIAL-COMMERCIAL  USE 
ESTIMATED  CONSTRUCTION  COST  OF  SITE  IMPROVEMENT 


ITEM  CONSTRUCTION  COST 

Demolition    $  10,000 

Bulkheading   1,  300,  000 

Grading  and  Landfill   360,000 

Drainage  System   215,000 

Sewerage  System  (including  Pumping  Station)   100,  000 

Street  Lighting  and  Electrical  Distribution   60,  000 

Landscaping   340,  000 

Water  Supply   70,000 

Gas   50,000 

Streets  and  Sidewalks   475,000 

Parking  Areas   335,  000 

Sub-total  =  $3,  315,  000 

Engineering,  Surveys  and  Contingencies  495,  000 

Total  Estimated  Construction  Cost 

of  Site  Improvement                                             =  $3,810,000 
Estimated  Unit  Construction  Cost 

of  Site  Improvement  (based  on  90  Acres)           =  $0.  97  per  sq.  ft. 
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Table  6 

INDUSTRIAL- COMMERCIAL  USE 


ESTIMATED  LAND  RESIDUAL  VALUE 
Construction  Cost  of  Site  Improvement    $  3,810,000 

Construction  Cost  of  Structures 

(3,000,000  sq.  ft.  @  $10.00)   $30,000,000 

Total  Construction  Cost  =        $33,  810,000 

Net  Operating  Income:from  Facilities 
Income 

Buildings  (3,000,000  sq.  ft.  @  $1.  25)  ..$3,  750,  000 

Wharfage  (2,  400  lin.  ft.  @  $30.00)  $      72,  000 

Storage  &  Sheds  (200,  000  sq.  ft. 

@$0.35   $  70,000 

$3, 892, 000 

Allowance  for  Vacancies  &  Losses  3%.  .  $  117,000 

Total         =  $3,  775,  000 

Operating  Expenses 

Real  Estate  Tax  on  Structures 

(4.  41  x  .  69  x  30,000,000)  $  915,000 

Depreciation  (2%)  $    600,  000 

Total         =  $1,  515,000 

Balance  Before  Return  on  Structures   $  2,  260,000 

Fair  Return  on  Structures  @  6%   $  1,  800,000 

Balance  Imputable  to  Land  =        $  460,000 

Land  Capitalization 

Return  on  Land  @  6%  =  Improved  Land  Value  ...       $  7,  650,  000 

Land  Residual  Value 

Improved  Land  Value  -$7,  650,000     *oc  nnn         A  *1  nc. 

— a  "  "   nr\  a    =  $85>  000  Per  Acre  or  $1.  95  per  sq.  ft. 

Area  yu  Acres 

Less  Cost  of  Site  Improvement  (From  Table  5)   $0.  97  per  sq.  ft. 

Estimated  Land  Residual  Value  =  $0.  98  per  sq.  ft. 
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Table  7 


INDUSTRIAL- COMMERCIAL  USE 
ESTIMATED  FINANCIAL  RETURN 


Construction  Cost  of  Site  Improvement   $  3,  810,000 

Construction  Cost  of  Structures   $30,  000,  000 

Total  Construction  Cost  =  $33,  810,000 

Proposed  First  Mortgage  (65%)    $21,  810,  000 

Cash  Equity  Required  =  $12,000,000 

Net  Operating  Income  from  Facilities   $  3,  775,000 

Operating  Expenses 

Real  Estate  Tax  on  Structures  $915,  000 

Rental  of  Land  ($0.  10 /sq.  ft.)  $392,  000 

$  1,  307,000 

Net  Income  (before  interest,  amortization, 

depreciation  and  income  taxes)   $  2,  468,000 

Interest  &  Amoritazation 

$21,  810,000  @  7=1/2%  constant  (25  years)   $  1,  640,000 

Cash  Flow  (return  on  equity  before  depreciation 

and  income  taxes)   $  828,000 

Estimated  Financial  Return  =  6.  9% 


3.     Zoning  Revision: 

A  zoning  revision  from  03  to  M-l  will  be  required  for  this 
development  study. 

The  Use  Groups  and  special  permitted  uses  in  the  M-l  Zon- 
ing District  include  Use  Groups  4  through  9  and  14  as  described  else- 
where herein  for  C-2  and  C-3  Zones,  plus  the  following  additional  uses 

Use  Group  10: 

Large  retail  establishments,  such  as  department  stores, 
which  serve  a  large  area.    Appropriate  in  secondary,  major 
and  central  shopping  areas,  but  not  in  local  shopping  or 
local  service  areas  because  of  the  harmful  effects  of  a  large 
volume  of  traffic  attracted  from  outside  the  neighborhood. 
Use  Group  1 1: 

Custom  manufacturing  activities,  such  as  art  needlework 
and  jewelry  manufacturing  from  precious  metals,  which 
have  no  significant  objectional  effects  and  generate  very 
little  truck  traffic.    These  establishments  can  best  serve 
their  customers  from  a  central  location,  and  are  therefore 
appropriate  in  the  central  commercial  areas. 
Use  Group  12: 

Large  entertainment  facilities,  such  as  arenas  and  indoor 
skating  rinks,  which  draw  large  numbers  of  people  from  a 


wide  service  area  and  generate  high  traffic  volumes.  Ap- 
propriate in  secondary,  major  and  general  central  com- 
mercial areas  but  not  in  local  commercial  areas  nor  in  the 
restricted  central  commercial  areas. 
Use  Group  13: 

Low  coverage  or  open  uses  such  as  golf  driving  ranges, 
children's  small  amusement  parks,  and  gasoline  service 
stations.    These  are  all  uses  which  attract  customers  for 
special  purposes  not  associated  with  retail  shopping. 
Use  Group  16: 

Semi- industrial  uses,  including  automotive  and  other  serv- 
ices, such  as  custom  woodworking  shops,  and  welding  shops, 
which  typically  involve  offensive  noise  and  other  objectional 
influences.    They  are  required  to  serve  residential  and 
commercial  areas  throughout  the  City,  but  are  not  com- 
patible with  residential  uses  or  with  other  types  of  commer- 
cial development. 
Use  Group  17: 

Manufacturing  uses  which  can  normally  conform  to  high  per- 
formance standards  by  controlling  objectionable  influences 
and  in  so  doing  become  compatible  to  adjacent  residential 
areas. 


D.   STUDY  FOR  WATERFRONT  RECREATIONAL-RESIDENTIAL  USE 


1.  Improvements: 

Plate  8  depicts  a  feasible  scheme  to  develop  the  Study  Area 
for  Waterfront  Recreational-Residential  use  under  C-2  Zoning  regula- 
tions.   This  development  study  will  require  a  rezoning  of  the  StudyArea. 

This  development  study  will  provide  approximately  2,  000 
rental  housing  units,  40  percent  of  which  would  be  in  six-story  apart- 
ment buildings,  and  the  remainder  in  two-story  garden  type  apartment 
buildings.    The  average  unit  size  has  been  taken  to  be  4-1/2  rooms  con- 
taining approximately  1250  square  feet  total  area,  including  baths,  clos- 
ets, stairs  and  hallways.    A  street  pattern  has  been  established  for 
proper  traffic  circulation  in  the  residential  area  separate  from  the 
marina  facilities. 

Recreational  facilities  will  be  provided  for  the  residents  of 
the  development  study  area  consisting  of  a  club  type  150 -boat  marina, 
playground  areas,  community  center,  tennis  courts  and  swimming 
pool  as  well  as  a  promenade  along  the  bulkhead.    The  marina  admini- 
stration building  will  contain  restaurant  and  locker  facilities  as  well 
as  service  facilities  for  the  marina  itself. 

The  presently  occupied  area  is  shown  to  be  developed  sepa- 
rately as  a  150-boat  commercial  marina  with  additional  supporting  fa- 
cilities, while  still  conforming  to  the  overall  study  concept. 
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Service  and  shopping  facilities  will  be  provided  in  the  area 
adjacent  to  Flatbush  Avenue  suitable  for  the  type  of  proposed  de- 
velopment. 

2.     Development  Costs: 

The  following  tables  show  the  estimated  costs  based  upon 
1964  construction  prices  together  with  the  unit  dollar  values  of  the 
site  improvement  and  the  proposed  facilities  thereon.    Based  on  these 
costs,  an  estimated  financial  return  and  a  land  residual  value  have 
been  established. 

These  costs  are  summarized  as  follows: 

a.  The  estimated  total  construction 
cost  of  site  improvement  as  shown 

in  Table  8  is    $  3,  937,000 

b.  The  estimated  total  construction 
cost  of  structures  as  shown  in 

Table  9  is   $27,  583,  000 

c.  The  land  residual  value  as  shown 

in  Table  10  is  estimated  to  be   $2.  55  per  sq.  ft, 

d.  The  financial  return  as  shown  in 

Table  11  is  estimated  to  be    11.  1% 
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Table  8 

WATERFRONT  RECREATIONAL-RESIDENTIAL  USE 

ESTIMATED  CONSTRUCTION  COST  OF  SITE  IMPROVEMENT 

ITEM  CONSTRUCTION  COST 

Demolition  ,   $       10,  000 

Bulkheading   1,300,  000 

Grading  and  Landfill    355,  000 

Drainage  System   270,  000 

Sewerage  System  (Including  Pumping  Station)   ....  140,  000 

Streets  and  Sidewalks    485,  000 

Parking,  Sitting  and  Play  Areas   160,  000 

Topsoil  and  Plantings    455,000 

Water  Supply   90,  000 

Gas    120,000 

Street  Lighting  and  Electrical  Distribution    40,  000 

Sub -total  *  $3,425,000 

Engineering,  Surveys  and  Contingencies   512,  000 

Total  Estimated  Construction  Cost 

of  Site  Improvement                                           =  $3,  937,  000 
Estimated  Unit  Construction  Cost 

of  Site  Improvements  (based  on  90  Acres)        *  $1.00  per  sq.  ft. 


42. 


Table  9 


WATERFRONT  RECREATIONAL-RESIDENTIAL  USE 
ESTIMATED  COST  OF  STRUCTURES 


ITEM  CONSTRUCTION  COST 

Apartments  ($11,  000 /unit  x  2,  000)    $22,000,  000 

Marina  -  Club  Type   340,  000 

Commercial  Marina  with  Related  Facilities   500,  000 

Swimming  Pools  and  Tennis  Courts    95,  000 

Commercial  Stores  and  Services    550,  000 

Administration,  Snack  Bar,  Restaurant    192,  000 

Sub-total  =  $23,  677,000 

Architectural,  Engineering  and  Contingencies  3,  906,  000 

Total  Estimated  Construction 

Cost  of  Structures                                                =  $27,  583, 000 
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Table  10 

WATERFRONT  RECREATIONAL-RESIDENTIAL  USE 
ESTIMATED  LAND  RESIDUAL  VALUE 

Construction  Cost  of  Land  Improvements    $  3,  937,000 

Construction  Cost  of  Structures    $27,  583,  000 

Total  Construction  Cost  =      $31,  520,000 

Net  Operating  Income  from  Facilities 

Apartments  ($2,  260  x  2,  000)  $4,  520,  000 

Allowance  for  Vacancies  3%  $     136,  000 

Apartment  Income  =  $4,  384,  000 

Marina  -  Club    $  142,000 

Marina  -  Commercial    $  180,000 

Stores  and  Services   $  100,000 

Snack  Bar  -  Restaurant   $      37,  000 

Total  =  $4,  843,  000 

Operating  Expenses 

Apartments  ($480  x  2,000)  $  960,000 

Real  Estate  Tax  on  Structures 

(4.  41  x  .  69  x  $27,  853,000)  $  840,000 

Depreciation  (2%)   $     552,  000 

Total  =  $2,  352,  000 

Balance  Before  Return  on  Structures   $  2,  491,000 

Fair  Return  on  Structures  @  6%    $  1,  655,000 

Balance  Imputable  to  Land  =      $      836,  000 

Land  Capitalization 

Return  on  Land  6%  =  Improved  Land  Value  ....      $13,  933,  000 

Land  Residual  Value 

Improved  Land  Value  =  $13,  933,000  =  $155  000  per  Acre  or  $3.  55  per  sq.  ft. 
Area  90  Acres 

Less  Cost  of  Site  Improvement  (From  Table  8)  $1.  00  per  sq.  ft. 

Estimated  Land  Residual  Value  =  $2.  55  per  sq.  ft. 
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Table  11 


WATERFRONT  RECREATIONAL-RESIDENTIAL  USE 
ESTIMATED  FINANCIAL  RETURN 


Construction  Cost  of  Land  Improvements   $  3,  937,  000 

Construction  Cost  of  Structures    $27,  583,  000 

Total  Construction  Cost  =  $31,520,  000 

Proposed  First  Mortgage  (75%)    $23,  520,  000 

Cash  Equity  Required  =  $  8,  000,  000 

Net  Operating  Income  from  Facilities   $  4,  843,  000 

Operating  Expenses 


Apartments  $960,000 

Real  Estate  Tax  on  Structures  $840,  000 

Rental  of  Land  ($0.  10/sq.  ft.)  $392,  000 


$  2, 192, 000 

Net  Income  (before  interest,  amortization, 

depreciation  and  income  taxes)   $  2,651,  000 

Interest  and  Amortization 

$23,  520,  000  @  7-1/2%  constant  (25  years)   $   1,  764,  000 

Cash  Flow  (return  on  equity  before  depreciation 

and  income  taxes)    $       887,  000 

Estimated  Financial  Return  *  11.1% 


3.     Zoning  Revision: 

A  zoning  revision  from  C-3  to  C-2  will  be  required  for  this 
development  study. 

The  Use  Groups  and  special  permitted  uses  in  the  C-2  Zon- 
ing District  include  Use  Groups  1,  2,  3,  4  and  14  as  hereinbefore  listed 
for  C-3  Zone  plus  the  following  additional  uses: 

Use  Group  5: 

Transient  hotels,  permitted  in  all  Manufacturing  and  all 
Commercial  Districts,  except  C-3,  but  not  in  Residence 
Districts. 
Use  Group  6: 

Retail  and  service  establishments,  such  as  food  and  small 
clothing  stores,  beauty  parlors,  and  dry  cleaners,  which 
are  needed  to  serve  local  shopping  needs. 
Use  Group  7: 

Home  maintenance  and  repair  services  such  as  plumbing  and 
electrical  shops  which  are  needed  to  serve  nearby  residential 
areas.    These  uses  would  be  incompatible  in  prime  retail 
shopping  areas,  because  they  interrupt  the  continuity  of  re- 
tail frontage. 
Use  Group  8: 

Amusement  establishments  such  as  small  bowling  alleys, 


and  service  uses  such  as  upholstery  and  appliance  repair 
shops,  which  appropriately  serve  nearby  residential  areas. 
Suitable  in  secondary  and  major  centers,  they  are  not  ap- 
propriate in  local  shopping  areas  or  in  the  highly  restricted 
central  commercial  areas. 
Use  Group  9: 

Services  to  business  establishments  and  other  services 
which  depend  on  trade  from  a  large  area.    They  are  there- 
fore appropriately  located  in  secondary,  major,  and  central 
areas  and  their  peripheral  service  areas. 
E.     SUMMARY  OF  ECONOMIC  ANALYSES 

For  each  of  the  three  studies  analyzed  in  detail,  an  estimate  of  the 
construction  costs  of  the  development  based  on  current  prices  was  made 
together  with  a  determination  of  the  potential  income  and  operating  ex- 
penses.   These  figures  were  then  used  to  evaluate  the  economic  desir- 
ability of  each  development  study  from  the  viewpoint  of  both  the  financial 
return  to  the  developer  and  the  land  residual  value  afforded  to  the  City. 

The  following  table  summarizes  the  costs  and  returns  for  each  of 
the  three  development  studies: 
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STUDY 


Item 


Waterfront 
Recreational 


Industrial- 
Commercial 


Waterfront 
Recreational- 
Residential 


Capital  Cost 

Estimated  Cash 
Required 

Net  Operating  Income 

Estimated  Financial 
Return 

Land  Residual  Value 


Indicated  Land  Rent 


$  6,  085,  000        $33,  810,000        $31,  520,  000 

$  3,  042,000  $12,  000,000  $  8,000,  000 
$      746,  000        $  3,  775,  000        $  4,  843,  000 


1.  5% 

$1. 05  per 
sq.  ft. 

$0. 06  per 
sq.  ft. 


6.  9% 

$0. 98  per 
sq.  ft. 

$0.  06  per 
sq.  ft. 


11.  1% 

$2. 55  per 
sq.  ft. 

$0. 15  per 
sq.  ft. 


1.     Estimated  Financial  Return: 

The  estimated  financial  return  is  based  upon  assumed  mortgage 
commitments  for  each  development  study.    These  assumptions  have  been 
carefully  checked  against  present  market  conditions,  and  it  is  felt  that 
they  are  reasonable  for  the  type  of  proposed  development.    However,  any 
change  in  the  amount  or  terms  of  the  mortgage  money  available  for  any 
one  scheme  will  also  affect  the  financial  return.    It  is,  therefore,  import- 
ant that  any  developer  be  sure  of  his  mortgage  commitment  before  finaliz- 
ing on  the  type  of  project  to  be  constructed. 
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For  comparative  purposes,  the  relative  amounts  of  mortgage 
money  used  are  correct.       It  is  a  generally  accepted  practice  that  a 
larger  mortgage  is  more  readily  obtainable  for  a  recreational- 
residential  development  than  for  a  project  strictly  limited  to  recrea- 
tional purposes. 

2.  Income: 

The  rental  values  used  in  each  development  study  are  within 
the  range  of  today1  s  market  and  have  been  selected  to  attract  tenants. 
Variations  in  the  proposed  rental  income  will,  of  course,  affect  the 
financial  return  and  the  other  factors  listed  above.    However,  the 
values  used  are  in  correct  relationship  with  each  other  to  present  a 
valid  comparative  analysis. 

3.  Land  Residual  Value: 

The  land  residual  value  denotes  the  increment  added  to  the 
value  of  the  land  by  the  eventual  improvement.    This  value  was  de- 
termined by  applying  standard  appraisal  techniques  for  determining 
the  value  of  the  land  after  improvement,  to  the  cost  and  income  figures 
previously  discussed.    These  land  values  are  greatly  affected  by  all 
prior  assumptions.    However,  as  previously  discussed,  the  relative 
relationships  of  the  assumptions  are  valid. 


The  land  residual  values  determined  were  based  on  an  assumed 
fair  return  on  structure  costs  of  6%  after  an  allowance  of  2%  for  depre- 
ciation and  therefore  represent  the  value  of  the  land  for  the  purposes  of 
determining  a  fair  market  value  and/or  land  rent  under  present  market 
conditions. 

For  comparison  and  confirmation  of  the  results  of  the  calcula- 
tions, a  field  survey  was  made  in  the  adjacent  Mill  Basin  area  where  new 
single  and  two-family  homes  are  being  constructed  at  the  present  time. 
This  housing  varies  in  price  from  $30,000  to  $70,000.    The  builders  of 
these  homes  are  paying  approximately  $2.  50  to  $3.  50  per  square  foot  for 
improved  land,  depending  upon  size  and  location  of  lot.    These  prices  for 
residential  property  substantially  confirm  the  land  residual  value  of 
$2.  55  per  squre  foot  determined  for  Waterfront  Recreational-Residential 
use. 

It  is  also  to  be  noted  that  the  present  value  of  the  unimproved 
property  in  the  Brooklyn  Tax  Assessor's  records  is  $2,  345,000,  or  approx- 
imately $0.  60  per  square  foot.    If  the  State  Equalization  Rate  of  69%  for 
Brooklyn  is  applied  to  this  figure,  the  approximate  market  value  of  the 
undeveloped  property  zoned  C-3  (Waterfront  Recreation),  is  approximate- 
ly $0.  87  per  square  foot.    For  study  purposes  the  land  residual  value  for 
improved  land  developed  for  Waterfront  Recreational  use  of  approximately 
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$1.  05  per  square  foot  appears  to  be  reasonable.    This  again  confirms 
the  validity  of  the  basic  assumptions. 
4.     Indicated  Land  Rent: 

The  previously  discussed  land  residual  value  is  the  maximum 
cost  of  the  land  to  a  developer  which  will  provide  a  6%  return  on  the 
developer's  total  investment.    The  indicated  land  rent  is  based  on  6% 
of  the  land  residual  value,  and  is  therefore  the  maximum  rent  that 
could  be  charged  and  still  provide  the  developer  with  a  6%  return  on 
the  entire  construction  cost.    This  also  is  a  reasonable  value  base 
upon  which  to  provide  the  Department  with  a  fair  return  on  its  City- 
owned  property,  commensurate  with  present  market  conditions. 

Although  the  foregoing  table  indicates  that  the  Waterfront 
Recreational-Residential  Use  can  support  a  land  rental  of  $0.  15  per 
square  foot  per  annum  and  the  other  two  uses  a  land  rent  of  only  $0.  06 
per  square  foot  per  annum,  a  constant  $0.  10  per  square  foot  has  never- 
theless been  used  in  calculating  the  Estimated  Financial  Return  for 
all  three  developments. 

The  reasons  for  doing  so  became  apparent  upon  examination 
of  the  suggested  land  rental  schedule  to  be  found  at  the  end  of  Chapter  4, 
which  presents  a  schedule  of  graduated  land  rentals  in  which  the  average 
for  the  first  ten  years  is  slightly  under  $0.  10.    It  is  believed  that  some 


such  concession  is  necessary  to  induce  a  developer  to  make  the  large 
initial  investment  required,       Thereafter  a  gradually  increasing  rent- 
al is  fair  and  protects  the  City's  future  interest  in  a  period  of  increas- 
ing land  values  without  imposition  upon  the  developer. 

Inasmuch  as  one  of  the  studies  has  been  shown  to  support  a 
land  rent  of  $0.  10  per  square  foot,  the  same  land  rental  obviously 
should  be  paid  for  any  other  use.    This  is  one  of  the  reasons  for  the 
lower  Estimated  Financial  Return  on  the  Waterfront-Recreational  and 
Industrial-Commercial  studies. 
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CHAPTER  4 


RECOMMENDATIONS 

A.  WATERFRONT  RECREATIONAL-RESIDENTIAL  USE 

It  is  recommended  that  the  study  area  be  developed  for  Waterfront 
Recreational-Residential  use  since  the  results  of  the  economic  study- 
indicate  that  this  use  is  most  compatible  with  the  type  of  community  in 
which  it  is  to  be  constructed;  the  up-zoning  from  C-3  to  C-2  appears 
feasible  and  should  be  looked  upon  with  favor  by  the  City  Planning  Com- 
mission; it  has  the  best  chance  to  be  successful  in  the  present  market; 
it  yields  the  highest  financial  return  with  the  least  risk  to  the  City  and 
to  the  developer;  and  the  entire  waterfront  property  can  be  retained 
under  the  jurisdiction  of  the  Department  of  Marine  and  Aviation  within 
the  intent  of  the  New  York  City  Charter. 

1.     Most  Compatible  to  the  Community: 

The  recent  development  of  the  Mill  Basin  area  with  ex- 
pensive one  family  residences  and  the  development  of  the  Brooklyn 
Marine  Park  indicates  that  a  Waterfront  Recreational-Residential  De- 
velopment would  be  most  compatible  with  the  surrounding  areas.  If 
the  recommended  use  is  put  into  effect  the  entire  neighborhood  would 
enjoy  and  retain  desireable  characteristics. 
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There  seems  to  be  a  need  for  marina  facilities  in  the  gen- 
eral area  which  is  largely  satisfied  by  the  various  private  facilities 
presently  constructed  on  Mill  Basin.    This  need  which  we  believe  is  a 
growing  one,  would  be  supplemented  by  the  proposed  development  and  at 
the  same  time  afford  boating  facilities  for  the  new  residents  who  will 
occupy  the  study  area. 

2.  Up-Zoning  Possible: 

The  Study  Area  is  presently  zoned  C-3  but  there  are  some 
non- conforming  commercial  uses  within  the  area  at  the  present  time. 
The  recommended  development  study  requires  a  C-2  Zoning  which  would 
permit  such  commercial  uses  as  well  as  recreational  facilities. 

The  question  of  up- zoning  this  area  has  been  informally  dis- 
cussed with  the  City  Planning  Commission  and  it  is  believed  that  a  revision 
from  C-3  to  C-2  Zoning  would  be  favorably  considered. 

3.  Best  Marketability: 

The  demand  for  reasonably  priced  housing  on  the  waterfront 
at  this  location  suggests  that  a  composite  development  such  as  is  recom- 
mended would  be  successful  in  a  relatively  short  time  with  minimum  risk. 
The  many  inquiries  and  proposals  received  by  the  Department  of  Marine 
and  Aviation  for  development  of  this  area  indicates  the  substantial  inter- 
est and  the  desirability  of  this  property,  especially  for  waterfront  and 
residential  purposes. 
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4.  Highest  Financial  Return: 

The  development  of  the  Study  Area  as  recommended  will 
provide  a  financial  return  sufficient  to  warrant  its  construction  in  the 
present  market.    A  financial  return  of  over  11%  after  amortization  is 
indicated,  a  sum  which  is  considerably  higher  than  the  alternate  schemes 
considered  in  this  Report  and  which  is  sure  to  evoke  interest  from  many 
sponsors. 

The  undeveloped  portions  of  the  Study  Area  presently  pro- 
vide no  return    to  the  City.    A  substantial  sponsor  could  develop  this 
area,  and  the  presently  occupied  portion,  so  as  to  provide  himself  with 
an  attractive  financial  return  and  in  addition,  enable  the  City  to  collect 
ground  rent  for  the  land  and  taxes  on  the  improvements. 

5.  Retains  Present  Jurisdiction: 

The  recommended  use  of  the  area  falls  within  the  category 
of  a  waterfront  operation  and  therefore  can  be  retained  under  the  juris- 
diction of  the  Department  of  Marine  and  Aviation. 
B.  PROCEDURE 

1.     Establishment  of  Controls: 

The  entire  Study  Area  should  be  developed  under  controls 
to  be  established  by  the  Department  of  Marine  and  Aviation.    It  would 
appear  most  feasible  to  have  the  entire  area  improved  by  one  developer 
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who  would  then  be  held  responsible  for  adherence  to  the  prescribed 
controls. 

a.  Land  Use; 

Maximum  open  space  requirements  between  buildings 
and  facilities  would  be  established  as  follows  to  insure  a  park  like  setting: 

(1)  Permissible  maximum  ratio  of  floor  area  to  lot 
area  should  be  0.  50  and  1.00  respectively  for  two  and  six-story  buildings. 

(2)  A  minimum  setback  of  20  feet  regardless  of  street 
width  should  be  established. 

(3)  At  least  100%  of  the  dwelling  units  should  be  provid- 
ed with  off-street  parking  space. 

b.  Design  and  Construction; 

Prescribed  design  and  construction  controls  should 
prevail  and  in  general,  except  as  otherwise  noted,  conform  to  the  appli- 
cable requirements  of  the  various  Departments  of  the  City  of  New  York, 
among  which  are  the  following: 

(1)    Streets  and  pedestrian  ways  -  Department  of  High- 
ways. 

Roadway  and  sidewalk  widths  within  the  development 
will  vary,  depending  on  the  type  of  traffic  to  be  accommodated.  Within 
a  74  foot  street  width  a  roadway  width  of  48  feet  will  provide  for  two  lanes 
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in  each  direction.    This  will  permit  the  passing  of  slower  moving 
vehicles  and  preclude  congestion  due  to  parked  vehicles.    Major  traf- 
fic arteries  have  a  100  foot  street  width  consisting  of  two  35  foot  road- 
ways with  a  6  foot  mall.    All  cross  streets  will  have  a  60  foot  width 
with  a  34  foot  roadway  and  two  13  foot  sidewalk  areas.    Typical  street 
sections  together  with  recommended  construction  details  are  illustrated 
on  Figure  4,  Typical  Street  Sections. 

(2)  Storm  Drainage  and  Sanitary  Sewerage  -  Depart- 
ment of  Public  Works,  Bureau  of  Water  Pollution  Control. 

(3)  Water  Supply,  Gas  and  Electricity  -  Department 
of  Water  Supply,  Gas  and  Electricity. 

(4)  Public  Safety  Service  Facilities  -  New  York  City 
Fire  Department  and  the  New  York  City  Police  Department. 

(5)  Building  Construction  -  Department  of  Buildings. 

(6)  Bulkhead  and  Marina  Construction  -  Department 
of  Marine  and  Aviation. 

c.     Facilities  for  Elderly  or  Physically  Impaired; 

Provision  should  be  made  for  ramps  in  lieu  of  entrance 
stairs  for  designated  apartments,  as  well  as  for  grab  bars,  easy  door 
pulls,  Visiting  Nurses'  office,  and  an  emergency  signal  system  to  serve 
the  elderly  or  physically  impaired. 
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d.     Play  and  Recreational  Areas: 

The  recommended  development  study  shows  ample  play 
areas  to  accommodate  the  residents  together  with  such  facilities  as 
tennis  courts,  shuff leboard,  horseshoe  pitching,  handball  courts, 
swimming  pool,  as  well  as  a  community  club  house. 
2.  Operation: 

The  operation  of  the  development  should  be  under  the  juris- 
diction of  the  Department  of  Marine  and  Aviation  by  means  of  a  long 
term  lease,  containing  a  graduated  rent  schedule  such  as  will  permit 
an  adequate  return  to  the  lessee,  as  well  as  to  the  Department. 

a.  Lease: 

A  new  long  term  lease  should  be  arranged  with  a  quali- 
fied developer,  based  upon  the  development  of  the  areas  not  presently 
under  lease  or  upon  the  entire  Study  Area  of  ninety  (90)  acres  depending 
upon  the  Department's  policy  with  regard  to  the  present  lessees.  The 
proposed  lease  should  include  terms  consistent  with  the  following  condi- 
tions: 

(1)  The  lessee  shall  undertake  the  complete  develop- 
ment  in  stages,  with  the  final  stage  to  be  completed  within  about  five 
(5)  years. 

(2)  The  suggested  ground  rent  schedule  has  been  de- 
signed to  assist  the  developer  in  the  early  low  income  phase  of 
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construction  and  also  to  protect  the  City's  position  in  the  later  phases 
of  the  lease  period  by  provision  for  modest  rent  increments. 

(3)    All  plans  shall  be  approved  by  the  Department  of 
Marine  and  Aviation.    Such  plans  shall  conform  to  the  development 
study  and  design  criteria. 

b.     Rent  Schedule: 

The  rent  schedule  should  be  negotiated  on  the  basis  of 
obtaining  the  maximum  rental  rate  for  the  land  that  market  conditions 
permit.    According  to  the  calculations  set  forth  herein,  the  annual  rent 
should  average  $0.  10  per  square  foot  for  the  first  ten-year  period;  ap- 
proximately $0.  12  per  square  foot  for  the  first  twenty-year  period;  and 
slightly  less  than  $0.  18  per  square  foot  for  the  entire  fifty-year  period. 

For  comparison,  it  is  to  be  noted  that  the  several  annual 
permits  on  the  City-owned  100-foot  wide  strip  along  Flatbush  Avenue 
adjacent  to  the  Study  Area  produce  approximately  $0.  11  per  square  foot 
annual  rental,  and  the  two  tracts  leased  to  Summit -Brooklyn  Corp.  in 
1958  produce  approximately  $0.  06  per  square  foot  per  year. 

In  fixing  the  final  rental  terms,  consideration  should  be 
given,  among  other  factors,  to  the  period  of  time  between  the  beginning 
of  the  lease  and  the  completion  of  the  first  income  producing  facility, 
and  at  the  same  time,  to  the  fact  that  the  cash  investment  required  of 


the  developer  is  substantially  reduced  by  the  lease  rather  than  by  the 
purchase  of  the  land. 

Among  the  many  rental  schedules  which  might  be  es- 
tablished, the  following  is  suggested: 

RENT  SCHEDULE 

Period  Dollars  Per  Sq.  Ft.  Rent  Per  Annum  Based 

Years  Per  Annum  on  3,  920,  000  Sq.  Ft.  (90  acres) 

1st  2  yrs.  $0. 05  $196, 000 

3rd  -  5th  0.  08  314,  000 

6th  -  10th  0.  12  470,  000 

11th  -  20th  0.  15  588,  000 

21st  -  30th  0.  18  706,  000 

31st  -  40th  0.  21  824,  000 

41st  -  50th  0. 24  942, 000 

The  magnitude  of  payments  involved  suggests  the  need 

for  a  most  substantial  entrepreneur  and  also  demonstrates  that  is  is 

essential  for  one  organization  to  carry  out  the  project  on  a  properly 

planned  and  coordinated  basis. 

C.   SUMMARY  AND  CONCLUSION: 

It  is  our  strong  recommendation,  as  outlined  in  detail  in  the 

foregoing  sections  of  this  Chapter,  that  the  Study  Area  be  developed 

for  a  Waterfront  Recreational-Residential  use. 
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The  financial  analyses  and  land  value  calculations  show  that 
such  use  can  support  the  highest  land  rental  value  and  furthermore 
such  use  is  entirely  compatible  with  the  neighboring  community. 

Nevertheless,  if  a  sponsor  will  pay  the  same  ground  rent  as 
previously  suggested,  for  any  other  use,  there  is  no  reason  why  the 
Department  should  not  consider  such  a  proposal  on  its  merits,  keep- 
ing in  mind,  of  course,  the  various  criteria  set  forth  in  this  Report. 


